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Verano
Tax Increment Reinvestment Zone — Final Finance Plan

Introduction

The City of San Antonio’s Verano Tax Increment Reinvestment Zone Twenty-Eight (“TIRZ” or
“Zone”) was Designated on December 6, 2007. The Verano TIRZ boundary, originally 2,700
acres, has been amended to include portions of the area north of South Loop 410 to include Palo
Alto College and surrounding properties. The new TIRZ boundary is now 3,100 acres of largely
undeveloped land that will be utilized to construct 2,542 single-family detached homes, 3,375
multi-family homes, 1,021 condos/town homes, 5,977,200 square feet of commercial, and the
new Texas A&M — San Antonio ( “TAMU-SA™) campus with an estimated 25,000 student
enrollment at full build-out. The tax year 2007 base value is $39,087,452 and the projected
captured value is $3,222,007,108 in tax year 2036 net of exemptions. The total public
improvements capital cost and associated administrative costs is estimated to be $507,238,941.
The life of the TIRZ is projected to be 29.86 years with the TIRZ being in existence through
fiscal year 2037.

Public Infrastructure and Related Eligible Expenses

The public improvements and related capital costs include reimbursement associated with the
reimbursement of parcel conveyed to ACCD, Villaret Boulevard improvements, signage for Palo
Alto College, streets, drainage, water, sewer, dry utilities, non-potable, storm water pollution
plan, streetscape, linear park, park/plazas, public parking garages, plat fees, drainage impact,
sewer impact, water impact, construction management, engineering-surveying, geo-technical,
architect/landscape, and contingency. The capital cost is estimated at $503,326,669.

Plan of Finance

The tax year 2007 base assessed value of the TIRZ is $39,087,452 with a base taxable value of
$8,976,102. Including the new TIRZ boundary, the 2008 base assessed value of the TIRZ is
$46,564,312 with a base taxable value of $12,891,602. Projected captured values that would be
taxed to produce revenues to pay for the capital costs of the public improvements commence in
tax year 2008 with collections commencing in tax year 2008 (fiscal year 2009). Projected
captured values grow from $4,592,033 in tax year 2008 to $3,222,007,108 in tax year 2036.

The taxing jurisdictions and participating tax rate per $100 valuation utilized in the analysis
include: City of San Antonio at $0.424268; Bexar County at $0.175644; Alamo Community
College District at $0.045553; and the San Antonio River Authority at $0.009571. This produces
annual revenues of $28,038 in fiscal year 2009 to $5,821,342 in fiscal year 2037. A 3% growth
factor after buildout is assumed. The City of San Antonio has negotiated a 75% participation
level and a maximum contribution to the developer’s cost of $135,000,000 plus an additional
$3,700,000 to cover administrative fees; Bexar County has negotiated a 70% (Operation and
Maintenance portion of tax rate) participation level and a maximum contribution of $94,874,108;



the Alamo Community College District has negotiated a 50% (Maintenance and Operations
portion of tax rate) participation level starting in fiscal year 2011 and a maximum contribution of
$15,000,000; the San Antonio River Authority has negotiated a 60% participation level and a
maximum contribution of $5,125,892.

The City and the Board may disburse funds in the Tax Increment Fund to pay expenditures in the
following order or priority of payment:

(1)

(ii)

(iii)

(iv)

V)

(vi)

(vii)

(viii)

to fully reimburse eligible startup Administrative Costs incurred by each
Participating Taxing Entity;

to pay all other ongoing Administrative Costs to the Participating Taxing Entities
for administering the Tax Increment Fund and/or the TIRZ, except that if there are
insufficient funds for the full reimbursement of ongoing Administrative Costs to
the Participating Taxing Entity, then the ongoing Administrative Costs of each
Participating Taxing Entity shall be reimbursed on a pro rata basis based on each
Participating Taxing Entity’s level of participation in the TIRZ;

to reimburse the City for costs of repair, replacement, or re-construction of public
infrastructure and associated costs: 1) as described in Section 5.12 of the
Development Agreement, and 2) those same costs as detailed in the District
Development Agreement;

to reimburse the City maintenance expenses, if any, pursuant to Article III of the
Development Agreement;

to reimburse a Participating Taxing Entity under any reclaim of funds pursuant to
Article X of the Development Agreement;

to reimburse the Alamo Community College District for public improvements as
provided in the District Development Agreement and in the Project Plan;

to reimburse the San Antonio Water System for water and wastewater
infrastructure and related impact fees due the San Antonio Water System under its
Utility Service Agreement with the Developer as recognized by the City, the
Board, the San Antonio Water System and the Developer in the Consent
Agreement executed pursuant to Ordinance No. 2009-08-20-0662;

to reimburse the City up to one million eight hundred eighty-five thousand dollars
($1,885,000.00) for the value of the Zachry Parcel conveyed to the Alamo
Community College District at a maximum rate of $1,000,000.00 per year should
the Alamo Community College District choose not to reconstruct Villaret
Boulevard by October 1, 2018; and



(ix)  to reimburse Developer for public improvements as provided in the Development
Agreement and in the Project Plan to the extent that funds in the Tax Increment
Fund are available for this purpose.

The foregoing, notwithstanding, no funds will be paid from the Tax Increment Fund to a
Participating Taxing Entity for its financial or legal services in any dispute arising under the
Development Agreement with another Participating Taxing Entity or Participating Taxing
Entities.

The developer’s capital cost incurred for public improvements is $503,326,669. The City and
other taxing entities have negotiated a maximum reimbursement to the Developer. It is projected
that the developer would not receive any payments until fiscal year 2014. The earliest projected
payoff of the capital cost would occur in fiscal year 2037 and includes an estimated developer
contribution of $267,933,998 out of total project cost of $507,238,941.

The TIRZ collections for this project shall not extend beyond September 30, 2037 and may be
terminated earlier once each taxing entity has deposited its respective amount described in the
table below. Some taxing entities may reach their maximum dollar contribution prior to others
and/or prior to the end of the TIRZ; the term of the TIRZ will continue through September 30,
2037 or will terminate once all taxing entities have deposited their maximum dollar contribution.

TABLE = TIRZ Contributions

Participating Taxing Entities Maximum Dollar Contribution | Max. Length of Contribution
City of San Antonio’ $ 138,700,000 September 30, 2037
Bexar County” $ 94,874,108 September 30, 2037
Alamo Community College™* $ 15,000,000 September 30, 2037
San Antonio River Authority’ $ 5,125,892 September 30, 2037
Maximum Contribution Amt $ 253,700,000

'The City’s maximum contribution to the developer’s costs is capped at $135,000,000 and the City’s remaining
increment will fund administrative costs and reimbursement for conveyed property.

? Bexar County's start up costs are $28,824 and annual administrative fees are $5,388.00 and will be adjusted
annually in accordance with the Consumer Price Index (CPI)

SACCD’s start up costs are $12,500 and annual administrative fees are $344.83.

*Maximum Dollar Contributions are based on negotiated amounts for Alamo Community College District and San
Antonio River Authority. San Antonio River Authority annual administrative fees are $1000.

Limited Obligation of the City or Participating Taxing Entities

The City and Participating Taxing Entities shall have a limited obligation to impose and collect
taxes, and deposit such tax receipts into a TIRZ fund so long as the project is viable and capital
costs incurred by the Developer have not been fully paid. The TIRZ collections for this project
shall not extend beyond September 30, 2037, and may be terminated prior to September 30,
2037, upon payment of the negotiated amount for public improvements capital costs incurred by
the Developer or for the failure of the Developer to perform. The City may elect to terminate the
TIRZ if 50% of the taxable value of the housing and/or commercial value projected for years 1,
2, and 3 from date the TIRZ is created is not complete. Only housing and/or commercial



components count towards completion of the construction schedule, infrastructure construction
does not. Furthermore, any default of the terms contained in the Interlocal and/or Development
Agreements that is not cured within the timeframe contained in the Interlocal and/or
Development Agreements may also result in TIRZ termination.

Any costs incurred by the Developer are not and shall never in any event become general
obligations or debt of the City or any of the Participating Taxing Entities. The public
improvement costs incurred by the Developer shall be paid solely from the TIRZ revenues and
shall never constitute a debt, indebtedness or a pledge of the faith and credit or taxing power of
the State, the City, the Participating Taxing Entities, any political corporation, subdivision, or
agency of the State.

Developer’s Risk

All financing, developmental costs, construction costs, improvements, damages, or other costs
incurred with respect to this project are at the sole risk of the Developer. Neither the City nor
any Participating Taxing Entity, with the exception of Alamo Community College District, shall
incur any risk whatsoever associated with the development, construction, completion or failure of
the project. In the event that the project fails, is abandoned by the Developer or for any reason is
not completed, the City shall have the right to terminate the TIRZ and any funds remaining in the
TIRZ account shall be distributed to the City and Participating Taxing Entities on a pro rata
basis in accordance with each entity’s participation level.

Compliance

The Developer shall comply with all federal, state and local laws, rules and regulations including
the 2006 TIF Manual.

Reporting

The Developer shall submit a project status report and financial report on a quarterly basis
(January 15", April 15", July 15™ , and October 15™) to the City.

Inspection
The City, Participating Taxing Entities, or Administrator shall have the right to inspect the
project site or sites and the premises of the Developer with 24 hour notice.

Universal Design

The Verano TIRZ creation and contribution to the payment of public infrastructure
improvements requires the development to comply with the City’s Universal Design “UD”
requirements, cited in the City Code, Chapter 6, Article XII. If it is discovered that any of the
housing units do not comply with UD requirements, those non-compliant units will also be
deducted from the total taxable value.



Plan of Finance:

Site Area
Residential Neighborhoods
High Density Residential
Town Center
Commercial
Industrial
Sports Complex
Hospital Complex
Texas A&M University
Linear Park/Open spaces/ROW

City of San Antonio
Verano TIRZ
Summary Fact Sheet

June 24, 2010

Palo Alto College and additional Property

Base Value (2007) In City
*Average Single Family

* Average Multi-Family Price

* Average Condo/Townhome Price
* Average Price of Office Sq Ft

*Average Price of Retail/Restaurant Sq Ft

* Average Price of Industrial Sq Ft
* Average Price of Institutional Sq Ft

Project Year:

Phase I
Phase II
Phase III

Phase IV

Phase V

Phase VI

Phase VII

Phase VIII

o PS BT S B BEB BY

2011
2012
2013

2014

2015

2016

2017

2018

3,100
500
55
88
115
640
92
65
694
451
400

39,087,452
211,552
90,310
175,103

89

130

85

150

25

76

102

203

31
69,772
62,272
188,179
178

338

50
69,772
62,272
250,906
229
404

65
69,772
99,635
313,632
229
404

80
139,544
124,544
313,632
254
337

85
139,544
124,544
313,632
254
337

90
167,453
124,544
313,632

acres
acres
acres
acres
acres
acres
acres
acres
acres
acres
acres

Single Family'
Single Family
Single Family
Multi-Family
Condo/Townhomes
Office Sq Ft

Retail Sq Ft
Industrial Sq Ft
Single Family
Multi-Family
Condo/Townhomes
Office Sq Ft

Retail Sq Ft
Industrial Sq Ft
Single Family
Multi-Family
Condo/Townhomes
Office Sq Ft

Retail Sq Ft
Industrial Sq Ft
Single Family
Multi-Family
Condo/Townhomes
Office Sq Ft

Retail Sq Ft
Industrial Sq Ft
Single Family
Multi-Family
Condo/Townhomes
Office Sq Ft

Retail Sq Ft
Industrial Sq Ft
Single Family
Multi-Family
Condo/Townhomes
Office Sq Ft

Retail Sq Ft
Industrial Sq Ft

Verano TIRZ
Duration 29.86 Years
Amended June 24, 2010



Verano TIRZ
Duration 29.86 Years

Amended June 24, 2010

Phase IX 2019 254  Single Family
337  Multi-Family
100  Condo/Townhomes
167,453  Office Sq Ft
148,524  Retail Sq Ft
363,632 Industrial Sq Ft
Phase X 2020 254  Single Family
270 Multi-Family
110  Condo/Townhomes
167,453  Office Sq Ft
148,524  Retail Sq Ft
363,632  Industrial Sq Ft
80,000 Institutional Sq Ft
Phase X1 2021 244 Single Family
253  Multi-Family
145  Condo/Townhomes
167,453  Office Sq Ft
148,524  Retail Sq Ft
250,906  Industrial Sq Ft
40,000 Institutional Sq Ft
Phase XII 2022 244 Single Family
253 Multi-Family
135  Condo/Townhomes
139,544  Office Sq Ft
124,511  Retail Sq Ft
250,906  Industrial Sq Ft
40,000  Institutional Sq Ft
Phase XIII 2023-2024 199  Single Family
239 Multi-Family
130 Condo/Townhomes
97,680  Office Sq Ft
77,545  Retail Sq Ft
213,632  Industrial Sq Ft
40,000  Institutional Sq Ft

2,542 Total Single Family
3,375  Total Multi-Family

1,021  Total Condo/Townhomes
6,938  Total Residential

1,395,440  Total Office Sq Ft
1,245,439  Total Retail Sq Ft
3,136,321  Total Industrial Sq Ft
200,000  Total Institutional Sq Ft
5,977,200  Total Non Residential Sq Ft

Performance Bonds: Per Texas Government Code Chapter 2253

Payment Bonds: Per Texas Government Code Chapter 2253
Assumptions:  Projected Captured Value $ 3,222,007,108

Assessed Value Growth Factor 3.00%

Collection Rate 97.50%

Estimated Total TIF Revenues $ 239,431,761

Estimated TIF Life (11/29/2007 to 9/30/2037) 29.86  Years

* Average price provided by the Developer.
! Single Family or equivalent commercial value.
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Verano TIRZ
Duration 29.86 Years
Amended June 24, 2010

Verano TIRZ
Participation
Tax Level of Tax Rate Based % of
Entity Rate Participation _on Participation Project’ TIF Revenues TIF Expenses
City of San Antonio * $ 0.565690 75.00% $ 0.424268 54.67% §$ 138,700,000 § 138,700,000
Bexar Countyz ) 0.250920 70.00% $ 0.175644 3740% $§ 81,301,740 § 94,874,108
Alamo Community College District 3 0.091105 50.00% $ 0.045553 591% $ 15,000,000 § 15,000,000
San Antonio River Authority $ 0.015951 60.00% $ 0.009571 2.02% § 4,430,020 $ 5,125,892
Total 5 0.923666 $ 0.655035 100.00% $ 239431,761 $ 253,700,000

: City's Maximum Contribution to the developer costs is capped at $135,000,000, the City's remaining increment will fund administrative costs.
and reimbursement for conveyed property.

? Bexar County's Participation is 70% of their O & M portion of the total tax rate.

3ACCD's Participation is 50% of their M & O portion of the total tax rate.

*The % of Project’ is based on a taxing entity’s TIF Expenses as a percentage of the total project cost of $253,700,000 and not on a taxing
entity’s contribution to the ‘Tax Rate Based on Participation",
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Verano TIRZ
Duration 29.86 Years
Amended June 24, 2010

Verano TIRZ
Projected New Value of Development

Condo /

Tax Year  Single Family  Multi-Family Townhomes Office Retail Industrial Total Fiscal Year
2010 $ - 8 - § - % - 3 - 3 $ . 2011
2011 $ 5,288,800 $ - 8 - $ - 5 - 3 - 3 5,288,800 2012
2012 $§ 16,331,133 % - 3 -5 - 5 - 8 $ 16,331,133 2013
2013 $ 33232950 $§ 18,332,930 $ 5,428,193 § 6,209,708 $ 8,095,360 $ 15995215 § 87,294,356 2014
2014 $ 57,300,224 § 30,524,780 § 8,755,150 § 6,209,708 § 8,095,360 $ 21,327,010 § 132212232 2015
2015 $ 77,629302 $ 36485240 § 11,381,695 $ 6,209,708 § 12952550 § 26,658,720 $ 171,317,215 2016
2016 $ 88509582 $ 36,485240 § 14008240 § 12419416 § 16,190,720 § 26,658,720 $ 194271918 2017
2017 $ 98997610 § 30434470 $ 14,883,755 § 12419416 $ 16,190,720 § 26,658,720 § 199,584,691 2018
2018 $ 107,209,901 $ 30,434,470 § 15,759,270 § 14,903,317 $ 16,190,720 § 26,658,720 § 211,156,398 2019
2019 $ 117,046,777 $ 30434470 § 17,510,300 § 14903317 $ 19,308,120 § 30,908,720 $ 230,111,704 2020
2020 $ 139,356,546 § 24,383,700 $ 19,261,330 $§ 14,903,317 $ 19,308,120 $ 30908,720 § 248,121,733 2021
2021 $ 132,567,346 $ 22,848430 § 25389935 § 14903317 $ 19,308,120 § 21,327,010 § 236,344,158 2022
2022 § 134,668,784 § 22,848430 $ 23,638,905 § 12419416 $ 16,186,430 $ 21327010 § 231,088,975 2023
2023 § 117,967,883 $ 21,584,090 $ 22,763,390 $ 8,693,520 $ 10,080,850 $ 18,158,720 $ 199,248,453 2024

$1,126,106,838 $ 304796250 $ 178,780,163 § 124,194,160 $ 161,907,070 $ 266,587,285 § 2,162,371,766
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Verano TIRZ

Projected Uses of Tax Increment
Construction Completed Cost

Tax
Year 2010-2023 Total
2010 $ 363,355 § 363,355
2011 $ 1,497,054 $ 1,497,054
2012 $ 19,274,636 $ 19,274,636
2013 3 26,602,854 $ 26,602,854
2014 $ 34,545,738 % 34,545,738
2015 $ 42,274,061 $ 42,274,061
2016 $ 42,352,033 §$ 42,352,033
2017 3 65,402,453 $ 65,402,453
2018 $ 50,862,252 $ 50,862,252
2019 $ 55,996,480 $ 55,996,480
2020 S 73,932,028 $ 73,932,028
2021 3 48,783,170 § 48,783,170
2022 3 40,373,332 § 40,373,332
2023 $ 1,067,225 § 1,067,225
$ 503,326,669 § 503,326,669
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